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4. Neighborhood character and social structures;  
 

The project is proposed on a severely underutilized parcel in an industrial area.  It is 
separated from residential uses by I-93, other commercial/industrial properties, and a Park 
and Ride which serve as a buffer.   The project will serve to improve neighborhood character 
and social structures.  The project is located in an industrial area with large buildings and 
expansive paved areas.  The project proposes to exceed landscaping requirements and the 
proposed buildings (scale and massing) are in keeping with the ID2 dimensional 
requirements.  The ID2 zoning district was created to target potential economic development 
projects containing amenities and services to serve the surrounding commercial, industrial, 
and residential areas.  This project also represents a significant financial investment in the 
area which will improve surrounding property values by converting a degraded industrial site 
into a vibrant marketplace.   

 
5. Impacts on the natural environment, including, but not limited to, air and water pollution, 

noise, stormwater runoff, and aesthetics. 
 

The project has mitigated impacts on the natural environment including air and water 
pollution, noise, stormwater runoff, and aesthetics.  Impacts to the natural environment 
have been mitigated by an extensive environmental mitigation plan.   The plan was approved 
by the Conservation Commission and outlined in the Order of Conditions (approval) dated 
January 21, 2016.   It includes stream restoration, bordering vegetated wetlands replication, 
and revegetation of wetland buffers with wetlands plant species.  The project also greatly 
improves the level of treatment provided for stormwater runoff by providing stormwater 
best management practices including deep sump hooded catch basins, water quality units, 
and underground infiltration basins to treat and detain stormwater runoff and promote 
infiltration of clean water into the groundwater to replenish the groundwater supply.  Noise 
pollution is mitigated by razing an outdated large industrial building and replacing it with 
cleaner, quieter, and more energy efficient commercial buildings.  The project is also 
buffered from residential areas by I-93 and off-ramps.  The project will dramatically improve 
the aesthetics of the property as it proposes to raze the existing nearly vacant industrial 
building and construct state-of-the art commercial space.   

 
Section 9.4.8 – Major Non-Residential Projects 
 
For any Major Non-Residential Project as defined in Section 10.0: 
 
The provisions of subsections 9.5.3 and 9.5.4.1 and 2 shall apply; 
 

a. The Planning Board may require the applicant to submit more information about the 
proposed development within the purposes and guidelines of Section 9.5. or based on the 
comments of the reviewing boards and agencies. Additional information shall be submitted 
to the Planning Board within 10 days of written request by the Board.  

 
The project has provided a detailed traffic study, fiscal impact analysis, site plans, 
stormwater calculations, architectural renderings, landscaping plans, and lighting plans.  The 
Applicant will provide any other additional information requested by the Planning Board.   
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b. For projects in LS, OP, and IG districts, the Planning Board may at its discretion require the 
applicant to submit to the Design Review Board, pursuant to Section 9.6.3. of the Zoning By-
Law, for the Design Review Board Report. 
 
Not Applicable. 
 

c.  For DRB review in General Business and Mixed-Use districts, see Sections 9.6.2. and 9.6.3. 
For DRB review in ID2 Districts, see Section 9.4.10. 

 
See response below in Section 9.4.10.b. 
 

d. In reviewing the application, the Planning Board shall, as a minimum, consider staff 
comments and the items in subsections 9.5.4.3. a through k.  
 
All items in subsections 9.5.4.3 have been considered in the development of the Site Plans.  
All Staff feedback received to date has also been incorporated into the plans. 

 
e. The special permit criteria of subsection 9.4 shall be met. 

 
See above Section 9.4 criteria and compliance statements.   
 

Section 9.4.10 – Special Permit for Industrial District 2 Use 
 
In addition to the criteria contained in Section 9.4.2. and 9.4.8. of this bylaw, the Planning Board may 
issue a special permit in the ID2 District for a Personal Service Establishment, Retail Sales 
Establishment, Convenience Store, Grocery Store, Dry-Cleaning Operation, Restaurant (sit-down) 
Restaurant (fast-food), & Indoor Commercial Recreation Establishment (See Appendix A, Table 1) 
only after consideration of the additional special permit criteria outlined below: 
 

a. The proposed development shall have a positive economic benefit to Andover (including, but 
not limited to, fiscal impact, town services, and employment), is in harmony with the general 
purpose and intent of the Master Plan and is not unreasonably detrimental to the overall 
General Business Districts, specifically Downtown Andover. 

 
The project will be a fiscally positive project for the Town of Andover, see enclosed Fiscal 
Impact Analysis.  The Fiscal Impact Analysis estimates permitting fees, annual tax revenues, 
and expenditures on Town services to support the project.  It is in harmony with the general 
purpose and intent of the Master Plan.  In reviewing the 2013 Town Meeting testimony and 
presentations, the purpose of the ID2 zoning district was to promote development that 
includes the exact services and amenities contained in this proposal along with office and 
industrial uses.  The project will also be a job creator, creating construction jobs, full-time 
jobs, and part-time jobs.  The project is not unreasonably detrimental to the overall General 
Business District and Downtown Andover.  The project is exactly what was described during 
the consideration of the ID2 zoning district which received unanimous support from the 
Planning Board and Board of Selectmen.  At the 2013 Town Meeting the ID2 zone was co-
presented by the Economic Development Council and received a ringing endorsement from 
the Andover Business Community Association (ABCA), which included a statement, “if there 
is any concern that the downtown merchants may in fact be hurt we, again, feel they would 
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be enhanced by keeping the workers here in Andover, and also have them come down to us 
(downtown).”  In summary, the project proposes exactly what was envisioned and presented 
at the 2013 Town Meeting for the ID2 zoning district with the support of the Planning Board, 
Board of Selectmen, and downtown business merchants.  The development mix of uses was 
also carefully considered.  Only 15% of the development is proposed retail and just under 4% 
of the project is proposed restaurants to further minimize the impact on the downtown.   

 
b. The proposed development shall demonstrate that the scale, massing and detailing of 

buildings are compatible with the character of the community. The Planning Board may at 
their discretion require the applicant to submit to the Design Review Board, pursuant to 
Section 9.6.3. of the Zoning By-Law for the Design Review Board Report. 

 
The project is proposing scale and massing within the confines of the dimensional 
requirements of ID2.  The project proposes a mix of 2, 3, and 4 story buildings onsite where 4 
stories is allowed.  The project has also been reduced in scale from previous iterations.  The 
maximum allowable density on the parcel calculates to approximately 848,000 SF of 
development, instead 524,000 SF is proposed to provide more greenspace, buffering, and 
character to the development.  The Applicant will submit to the Design Review Board, if 
requested by the Planning Board.   

 
c. The proposed development shall provide landscape plans for the site, the parking areas and 

internal landscaped islands. The parking areas should service adjacent structures when 
possible. The Planning Board may at their discretion require additional landscaping. 

 
Landscaping Plans are provided with the Site Plans.  To enhance the development, 10% 
interior landscaping is proposed, double the requirement.    

 
d. The development shall provide for adequate traffic mitigation and improvements if the 

proposed use negatively impacts current traffic flow conditions. At a minimum the applicant 
shall be required to join the local transportation management association. 

 
The Applicant is currently a member of the Merrimack Valley TMA.  A full Traffic Impact and 
Access Study (TIAS) has been provided to demonstrate adequate traffic mitigation for 
existing safety and operational issues and the increased traffic associated with the project.    

 
Thank you for your consideration of this filing.  We believe that you will find that the Dascomb Road 
Project is in keeping with the Town’s Master Plan and Special Permit criteria for the ID2 zone.  We 
look forward to presenting the project to you at the next available Planning Board hearing. 
 
Sincerely, 
TEC, Inc. 
“TheEngineeringCorp.com” 
 
 
 
 
Richard J Friberg Jr, PE, LEED AP 
Regional Office Manager 
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ANDOVER PLANNING BOARD 

 

APPLICATION FOR SPECIAL PERMIT FOR 

MAJOR NON-RESIDENTIAL PRJOECT 

(Section 9.4.8. of the Andover Zoning Bylaw) 

 

APPLICATION MUST BE COMPLETE 

(Please print or type) 

 

This application, completed and signed, shall be submitted with 18 copies of the application and 

narrative, 12 copies of the plans, 1 CD with PDFs of the plans and 7 copies of any drainage 

report. 

 

Application is hereby made for a Special Permit Section 9.4.8 and 10 of the Zoning By-Law. 

 

1. Applicants(s):  Dascomb Road Development, LLC                                                                            

Contact Name:  Salvatore N. Loupoli                                                                                                  

Mailing Address:  354 Merrimack St, Ste 1, Lawrence, MA 01842                                                                                              

Telephone Number: 978-681-7777                                                                                           

 

2. Record Owner(s) Name:  Dascomb Road Development LLC                                                     

Mailing Address:  354 Merrimack St, Ste 1, Lawrence, MA 01842                                   

 

3. Interest in Property:          X         Owner:                   Other 

(Describe):    Site Redevelopment                                                                                                         

 

4. Engineer:   TEC, Inc.                                                                                                                 

Contact Name:      Richard J. Friberg                                                                                      

Mailing Address:   169 Ocean Blvd, Unit 101                                                                         

                               P.O.Box 249, Hampton, NH 03842                                                             

Telephone Number:  603-601-8154                  

Name of Professional Surveyor:     Bryan Parmenter                    PLS #:   48193              

 

5. Application is hereby made for a Special Permit under Section 9.4.8 and 10 of the Andover 

Zoning Bylaw for the following (circle all that apply): 

 

a. a proposal to increase the gross floor area of an existing building by more than 

two thousand square feet. 

 

b. a proposal to construct a building or buildings in excess of ten thousand gross 

square feet. 

 

c.  a proposal to alter, renovate, reconstruct or redevelop more than forty percent 

(40%) of the gross floor area of an existing building, when there is a change of use 



2  

 

d. Modification of Special Permit No.           N/A                                                               

 

6. Property Address:   146 Dascomb Rd, Andover, MA 01810                                                                       

Assessors Map           203                   Lot(s)      2A-1                                                                   

Zoning District(s) including overlay districts:              Industrial District 2                                                            

Deed recorded in North Essex Registry of Deeds in Book      14,477              Page     290                                                

7. Lot square footage:         707,000  SF          Gross floor area of existing building:   314,710 SF          

stories:    2      square footage per floor:  161,535 SF, 8,360 SF (garage) height:    30 ft              

8. Existing Use(s)      Warehouse and Office                         Proposed Use(s):   Mixed Use                         

9. Increase amounts – gross floor area:          209,290 SF                   stories:           4                               

Square footage per floor:            164,000 SF                      height:             50 ft                          

10. Total gross floor area (existing + proposed):          524,000 SF                                                      

Total building coverage percentage:            23.2%        landscaping percentage:     38.4%            

Total coverage of impervious surfaces – square footage:   435,209        percentage:     61.6%        

11. Square footage of total land disturbance:        578,167 SF                                                             

12. Parking required for proposed use(s):        1,747                                                                            

13. The application shall include a site plan, prepared by a registered professional architect, 

registered civil engineer or a professional landscape architect, drawn at a scale of one inch 

equals forty (40) feet, containing the following information in both narrative and graphic detail: 

 

a. Date; 

b. North arrow; 

c. Name and address of owner; 

d. Name and address of designer; 

e. Locus plan; 

f. Lot lines and setbacks; 

g. Adjacent streets and ways; 

h. Owner and use of abutting lots; 

i. Zoning district boundaries; 

j. Wetlands and wetlands buffers, as shown on maps entitled 

"Wetlands Areas of Andover, Massachusetts" available 

from the Andover Conservation Commission; 

k. All existing and proposed topography at 

two-foot intervals; All test boring sites, 

keyed to accompanying documentation of 

results; 

l. All existing and proposed buildings, structures, parking 

and loading areas (with dimensional notations), 

driveways, walkways, signs, fences, and refuse collection 

areas; 
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m. All existing structures and/or pavement to be removed or 

demolished; 

n. All utilities, including waterline locations, sewer line 

locations and profiles, and storm drainage systems; 

o. All areas designated as easements, conservation 

restriction area, or Open Space. 

p. Elevation of building exterior. 

q. A separate plan drawn at the same scale, showing 

landscaping and lighting details. 

r. A written statement detailing the size of the lot, the 

proposed use, parking calculations, building footprint 

coverage, and calculations of volume of earth to be 

moved and  removed. 

 
I understand and agree to comply with the requirements of the Andover Planning Board's Rules 

Governing Special Permits. 
 

 

 

 

 

 
Signature of Record Owner Signature of Applicant 

 

 

Print Name Print Name 
 

 

Date Date 
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ANDOVER PLANNING BOARD 

 

APPLICATION FOR SPECIAL PERMIT FOR 

ID2 ZONING DISTRICT USES 

(Section 9.4.10 of the Andover Zoning Bylaw) 

 
APPLICATION MUST BE COMPLETE 

(Please print or type) 

 

This application, completed and signed, shall be submitted with 18 copies of the application and 

narrative, 12 copies of the plans, and 1 CD with PDFs of the plans. 

 

Application is hereby made for a Special Permit Section 9.4.10 of the Zoning By-Law. 

 
 

1. Applicant(s):   Dascomb Road Development, LLC  

Contact Name: Salvatore N. Lupoli                                                                                                            

Mailing Address: 354 Merrimack St, Ste 1, Lawrence, MA 01842  

Telephone Number: 978-681-7777  

 

2. Record Owner(s) Name:  Dascomb Road Development, LLC                                                                                                          

Mailing Address: 354 Merrimack St, Ste 1, Lawrence, MA 01842  

 

3. Interest in Property: X Owner Other 

(Describe): Site Redevelopment  
 
 

4. Engineer: TEC, Inc.                    

Contact Name: Richard J. Friberg                 

Mailing Address: 169 Ocean Blvd, Unit  101,                                                    

                           P.O. Box 249, Hampton, NH 03842                                        

Telephone Number: 603-601-8154                 

Name of Professional Surveyor: Bryan Parmenter PLS #48193  

5. Application is hereby made for a Special Permit under Section 9.4.10 of the Andover 

Zoning Bylaw for the following use: Retail Sales Establishment, Restaurant, Grocery 

Store, Indoor Commercial Recreation Establishment  
 

6. Property Address: 146 Dascomb Road, Andover, MA 01810  

  Assessors Map 203 Lot(s) 2A-1   

Zoning District(s) including overlay districts: Industrial District 2                                                                          

Deed recorded in North Essex Registry of Deeds in Book 14,477  Page 290   

 

7. Lot square footage: 707,000 SF Gross floor area of building: 314,710 SF  
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stories: 2 square footage of use: 161,535 SF; 8,360 SF (garage) height: 30 ft  

8. Existing Use(s) Warehouse and Office Proposed Use(s): Retail Sales                   

Establishment, Office, Restaurant, Grocery Store, Indoor Commercial Recreation                

Establishment                                                                     
 

9. Increase amounts - gross floor area: 209,290 SF stories:  4  

Square footage per floor: 164,000 SF height: 50 ft    
 

10. Total gross floor area (existing + proposed): 524,000 SF  
 

Total building coverage percentage: 23.2% landscaping percentage: 38.4%   
 

Total coverage of impervious surfaces - square footage: 435,209 SF   percentage: 61.6%   

11. Square footage of total land disturbance: 578,167 SF         

12. Parking required for proposed use(s): 1,747 spaces                                                                                           

Parking proposed: 1,760 spaces                

13. A written statement detailing how the use meets the criteria of Section 9.4.10 a. through d. 

of the Andover Zoning Bylaw 

14. The application shall include a site plan, prepared by a registered professional architect, 

registered civil engineer or a professional landscape architect, drawn at a scale of one inch 

equals forty (40) feet, containing the following information in both narrative and graphic 

detail: 

 

a. Date; 

b. North arrow; 

c. Name and address of owner; 

d. Name and address of designer; 

e. Locus plan; 

f. Lot lines and setbacks; 

g. Adjacent streets and ways; 

h. Owner and use of abutting lots; 

i. Zoning district boundaries; 

j. Wetlands and wetlands buffers, as shown on maps entitled 

"Wetlands Areas of Andover, Massachusetts" available 

from the Andover Conservation Commission; 

k. All existing and proposed topography at two-foot 

intervals; 

l. All test boring sites, keyed to accompanying 

documentation of results; 

m. All existing and proposed buildings, structures, parking 

and loading areas (with dimensional notations), 

driveways, walkways, signs, fences, and refuse collection 

areas; 
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n. All existing structures and/or pavement to be removed or 

demolished; 

o. All utilities, including waterline locations, sewer line 

locations and profiles, and storm drainage systems; 

p. All areas designated as easements, conservation 

restriction area, or Open Space. 

q. Elevation of building exterior. 

r. A separate plan drawn at the same scale, showing 

landscaping and lighting details. 

s. A written statement detailing the size of the lot, the 

proposed use, parking calculations, building footprint 

coverage, and calculations of volume of earth to be 

moved and removed. 

 
I understand and agree to comply with the requirements of the Andover Planning Board's Rules 

Governing Special Permits. 
 

 

 

 

 

 
Signature of Record Owner Signature of Applicant 

 

 

Print Name Print Name 
 

 

Date Date 
 

 

 

 

 

 

 

 
(REVISED 9/13) 
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6. Property Address:   146 Dascomb Rd, Andover, MA 01810                                                                       

Assessors Map           203                   Lot(s)      2A-1                                                                   

Zoning District(s) including overlay districts:              Industrial District 2                                                            

Deed recorded in North Essex Registry of Deeds in Book      14,477              Page     290                                                

7. Lot square footage:         707,000  SF          Gross floor area of existing building:   314,710 SF          

stories:    2      square footage per floor:  161,535 SF, 8,360 SF (garage) height:    30 ft              

8. Existing Use(s)      Warehouse and Office                         Proposed Use(s):   Mixed Use                         

9. Increase amounts – gross floor area:          209,290 SF                   stories:           4                               

Square footage per floor:            164,000 SF                      height:             50 ft                          

10. Total gross floor area (existing + proposed):          524,000 SF                                                      

Total building coverage percentage:            23.2%        landscaping percentage:     38.4%            

Total coverage of impervious surfaces – square footage:   435,209        percentage:     61.6%        

11. Square footage of total land disturbance:        578,167 SF                                                             

12. Parking required for proposed use(s):        1,747                                                                            

13. The application shall include a site plan, prepared by a registered professional architect, 

registered civil engineer or a professional landscape architect, drawn at a scale of one inch 

equals forty (40) feet, containing the following information in both narrative and graphic 

detail: 

 

a. Date; 

b. North arrow; 

c. Name and address of owner; 

d. Name and address of designer; 

e. Locus plan; 

f. Lot lines and setbacks; 

g. Adjacent streets and ways; 

h. Owner and use of abutting lots; 

i. Zoning district boundaries; 

j. Wetlands and wetlands buffers, as shown on maps entitled "Wetlands 

Areas of Andover, Massachusetts" available from the Andover 

Conservation Commission; 

k. All existing and proposed topography at two-foot intervals; 

l. All test boring sites, keyed to accompanying documentation of results; 
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m. All existing and proposed buildings, structures, parking and loading 

areas (with dimensional notations), driveways, walkways, signs, 

fences, and refuse collection areas; 

n. All existing structures and/or pavement to be removed or demolished; 

o. All utilities, including waterline locations, sewer line locations and 

profiles, and storm drainage systems; 

p. All areas designated as easements, conservation restriction area, or 

Open Space; 

q. Elevation of building exterior; 

r. A separate plan drawn at the same scale, showing landscaping and 

lighting details; 

s. A written statement detailing the size of the lot, the proposed use, 

parking calculations, building footprint coverage, and calculations of 

volume of earth to be moved and removed. 
 

 

 

 

 

 
 

Signature of Record Owner Signature of Applicant 
 

 

Print Name Print Name 
 

 

Date Date 
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